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Project Address: Mills Park Center (643 — 799 EI Camino Real, 701- 751 Camino Plaza, 711 — 777
Kains Avenue)

Assessor’s Parcel Nos: 020-096-050, 202-096-060, 020-096-070, 020-096-080, 020-076-100, 020-
076-090, 020-076-110, 020-076-120, 020-076-130, 020-076-200, 020-076-160, 020-076-260, 020-
076-250, 020-076-220, 020-076-230, 020-075-080, 020-075-090,020-075-100, 020-075-110, 020-
072-070, 020-072-060, 020-072-050, 020-072-030, 020-072-040, 020-072-320

Application No.: PRE-17-002

Zoning District: C (General Commercial)

General Plan Classification: Transit Oriented Development

Transit Corridors Plan: El Camino Real Character Area

Prepared by: Michael Smith, 650-616-7062

REQUEST

Request for Architectural Review Committee input pursuant to the Transit Corridors Plan (TCP) pre-
submittal process for specific projects located within the TCP area, for a project proposing construction of
two 5-story, 70’ tall, mixed use buildings. Building A would include 167 dwellings, approximately 15,280
square feet of retail space, and 298 parking spaces. Building B would include 162 dwelling units,
approximately 5,900 sq. ft. of retail space, and 270 parking spaces. Signature Land Advisers, Inc.
(Applicant), Williams Portfolio 16 (Owners).

RECOMMENDATION
Staff recommends that the Architectural Review Committee provide feedback and further direction
regarding the recommendations presented in this report.

PROJECT DESCRIPTION

The applicant proposes to demolish the existing commercial shopping center known commonly as Mills
Park Center and the adjacent vehicle storage lot located to the south of the site and construct a two five
story, 70’ tall mixed-use buildings in their place. The two buildings would be separated by Kains Avenue.
The proposed site to the north is referred to as Parcel A and measures 2.42 acres. The site would be
developed with Building A which would include 167 dwelling units, made up of 114 one-bedroom units
and 53 two-bedroom units, approximately 15,280 square feet of retail space divided into two retail
spaces, and 298 parking spaces. Sixty-one of the parking spaces would be for the retail use. The
proposed site to the south is Parcel B and measures 2.20 acres in area. The site would be developed
with Building B which would include 162 dwelling units, made up of 94 one-bedroom units and 68 two-
bedroom units, approximately 5,900 sq. ft. of retail space, and 270 parking spaces. Twenty-four of the
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parking spaces would be for the retail use. Parking for both buildings would be located in double level
underground parking garages beneath each building with direct access from El Camino Real (retail and
apartments), Kains Avenue (apartments only), and White Way (apartments only). Each building would
also include a bike room capable of storing over 200 bicycles in total.

The tallest portion of the buildings would be located along the major corridor streets of El Camino Real
and San Bruno Avenue West, transitioning to a two- to three-story building along both White Way and
Linden Avenue to address the abutting low-density residential neighborhood to the west. The portion of
the project on Linden Avenue in Building B would have the appearance and scale of townhouses with a
landscaped front yard.

The project proposes to realign Kains Avenue and install a new signal light at the intersection of Kains
Avenue and El Camino Real. A portion of the southern portion of White Way within Parcel B and the
Camino Plaza right-of-way within Parcel A would both be abandoned. A new dedication for a White Way
connection to El Camino Real and a new dedication to widen White Way at San Bruno Avenue W. for
access to the new dialysis center would be provided. Additional public right-of-way would be dedicated to
create a right hand turning lane at the intersection of San Bruno Avenue W. and El Camino Real.

The project would require the merger of 25 parcels into two lots, totaling 4.62 acres. Total building
square footage would amount to 673,398 gross square feet, which corresponds to a 3.35 FAR.

Open space for the dwellings would be distributed throughout the development in seven large courtyards
located at the podium level of each building. A fithess room for residents would be located along El
Camino Real in Building B at street level. Each building would include a common room adjacent to a
courtyard. Public open space is located at the corner of El Camino Real and San Bruno Avenue W. with
additional public open space at the intersection of Kains Avenue. and El Camino Real. White Way would
also become a fire access road with a pedestrian walkway for use by the public.

The building’s exterior would be clad in a mixture of stucco, stone veneer, brick veneer, cementitious
siding, cementitious panels, and composite panels. The building would be accented with metal screens,
glass railings, metal awnings, and a metal storefront system. The building’s color palette is earth-toned
with off-white, tawny brown, and taupe, accented by anodized dark bronze colored metal windows.

ENVIRONMENTAL REVIEW

The project is located within the Transit Corridors Plan (TCP) Specific Plan area. A Program
Environmental Impact Report (EIR) and Mitigation Monitoring and Reporting Program was prepared for
the TCP and was adopted by the City Council on February 12, 2013. Therefore, site specific, individual
projects, such as the proposed project, can be evaluated using the Program EIR to decide if all
potentially significant environmental impacts of the individual project:

Have been previously identified (are not new) and are not substantially more severe than
those identified in the Program EIR,;

Will be avoided or mitigated to the extent feasible as a result of the EIR; and

Have been examined in the EIR, site-specific project revisions, or the implementation of
standards development standard regulations.

To determine if the above conditions are met, an Initial Study/Environmental Checklist must be prepared
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for the proposed project. The following studies/reports must be generated for the preparation of the
Initial Study/Environmental Checklist: Tree Survey, Geotechnical Report, Phase 1 Environmental Site
Assessment, Identify if any hazardous materials have ever been used on-site or will be used on-site,
Asbestos Survey Report, FAA Notification or Exemption, Storm water treatment plan, Noise Assessment,
Traffic Study and Feasibility Analysis, Transportation and Parking Demand Management Plan, and
Estimates of water demand and wastewater generation. Staff is currently in the process of entering into
a Consultant Services Agreement with an Environmental Consultant for the preparation of the Initial
Study CheckKlist.

LEGAL NOTICE
There is no legal noticing requirement for this ARC agenda item though staff sent a courtesy notice to
all occupants and property owners within 600 feet of the subject site on August 31, 2017.

PUBLIC COMMENT

The applicant held a neighborhood meeting on April 3, 2017 at Allen Elementary School located at 875
Angus Avenue West. The meeting was attended by 16 members of the public with staff also in
attendance. The applicant gave a brief presentation on the project and then answered questions from the
public. Although no project plans or parking counts were presented at the meeting, those in attendance
raised several questions about the adequacy of the parking with the concern that the building’s
occupants could end up parking within the adjacent residential neighborhood if not enough off-street
parking is provided.

Other neighborhood questions and concerns raised at the meeting included:
Would the project impact residents’ views of the bay and, if so, would providing a view corridor
through the building lessen that impact?
Where would the library parking be located?
Whether the project would be rental or for sale.
Funding for road maintenance.
How would the project impact school traffic at nearby Allen Elementary?
How would the project impact the existing businesses at Mills Park Center?
What Transportation Demand Management (TDM) measures could the project include?
Can the developer provide a model to help the public better understand the project impacts?
Would the project have shadow impacts on the adjacent low-density residential neighborhood?

REVIEWING AGENCIES

Community Development Department
Public Services Department

Fire Department

Police Department

EXISTING CONDITIONS

The development site measures 4.62 acres in total and is bounded by San Bruno Avenue W. to the
north, Angus Avenue to the south, EI Camino Real to the east, and Linden Avenue to the west. The
project site is currently zoned C (General Commercial) but would be rezoned to a Transit Oriented District
(TOD) that permits high-density, mixed-use buildings within close proximity to transit.
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The development site consists of 25 parcels. The majority of the site is developed with the Mills Park
Center, a retail shopping center with 45 tenant spaces in 110,000 square-feet of floor area. The shopping
center has two streets and an alley running through it. Camino Plaza extends from San Bruno Avenue W.
to Kains Avenue and provides interior vehicular access to the shopping center. Kains Avenue provides
the only east/west vehicular access through the site. White Way is an alley the runs north/south through
the site and provides service access to some of the businesses within the shopping center. There are
several surface parking lots scattered throughout the shopping center that provide a total of 80 parking
spaces. Also included within the development site is the motor vehicle sales lot located just south of the
shopping center.

A new medical office building that is under construction abuts the site at the northwest corner at the
intersection of White Way and San Bruno Avenue W. The adjacent uses to the west are low-density
residential, across both Linden Avenue and White Way. The San Bruno Public Library and City Hall are
located to the south of the development site. The commercial store at 601 El Camino Real is not part of
the proposed development and would remain.

SURROUNDING LAND USES

North: San Bruno Avenue W. — C (General Commercial District) and A-R (Administrative and
Research District)

South:  Angus Avenue W. — O (Open Space District)

East: El Camino Real — C (General Commercial District)

West: Linden Avenue — R-1 (Single-Family Residential District)

STAFF’'S PROJECT ANALYSIS

Staff has developed a formal pre-submittal process as directed by the City Council for specific projects
located within the TCP area which are in proximity to low-density residential development or properties
with that designation. The intent of the pre-submittal process is to notify neighbors of the proposed
project, receive public input, and receive initial feedback from staff, an outside design consultant, and the
Architectural Review Committee (ARC). The applicant submitted plans and an application to the
Community Development Department on June 5, 2017, formally initiating the TCP pre-submittal process.
The project was recently reviewed by Larry Cannon, Architectural Peer Review Consultant. Mr. Cannon’s
most recent memo is attached as Exhibit D. Mr. Cannon and staff have analyzed the preliminary plans
against the TCP Design Guidelines.

The project site is located within the EI Camino Real Character Area which generally applies to parcels
along the EI Camino Real corridor, and emphasizes new development of residential uses with some
ground-floor retail to leverage proximity to the Caltrain station and Downtown, while being sensitive to
existing lower density neighborhoods. Key intersections throughout the corridor should be activated with
commercial uses that have a strong connection to the public realm (i.e. setbacks with plaza space and
outdoor dining opportunities).

Within the ElI Camino Real Character Area mixed-use residential and commercial and single-use
residential development is encouraged. Residential uses such as condominiums should front onto El
Camino Real, with ground floor retail required at significant street corners such as the intersection of San
Bruno Avenue W. and El Camino Real. Medium-density residential uses, such as townhomes, are
encouraged adjacent to existing low-density residential neighborhoods. Other commercial uses, such as
restaurants, and neighborhood-serving retail are allowed. Prohibited uses include auto service, industrial
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storage uses and new automobile repair uses. Auto Sales will be a conditional use along El Camino Real
subject to high quality design standards and architectural compatibility. It is anticipated that the land uses
along ElI Camino Real will change over time, transitioning from auto-oriented uses to mixed-use
development.

Site Design:
Below are private realm development standards and design guidelines for site design from the TCP that
are applicable to the building’s site layout and orientation:

Al-1: Orient buildings so that primary facades and key pedestrian entries face major streets.

Al-2: Encourage building entries to be visible from the street, so that each building has an
entrance along the front of the building facing the sidewalk where the majority of the public will be
entering.

Al-3: Encourage end and corner units to be visual anchors by orienting primary facades toward
major streets and intersections and using architectural design features to accentuate key vertical
and horizontal features (i.e. roofline, entries, etc.).

Al-4: Corner buildings should be accentuated through height, articulation and unique roof
silhouettes to emphasize their presence.

Al-5: Locate/concentrate new ground-floor retail uses on street corners in distinctive landmark
buildings at key intersections such as San Bruno Avenue W. and El Camino Real.

Al-6: Encourage ground-floor retail uses to activate the street where possible.

Al-7: Locate semi-private open spaces, such as common courtyards, to face major streets,
activating the corridor and providing “eyes on the street”.

Al-9: Require continuous building facades along San Mateo Avenue. On El Camino Real,
Huntington Avenue, and San Bruno Avenue encourage continuous building facades where
possible. Where continuous building facades cannot be provided, minimize driveway curb cuts to
no more than 25 feet wide and landscape alleys with plantings and trees.

The building’s primary elevations face El Camino Real, Linden Avenue., and Kains Avenue. The primary
entries to the building are also located on El Camino Real with a secondary residential entrance for
Building A located on San Bruno Avenue W. The residential entrances are not distinguishable from the
retail entrances and should be enhanced and more differentiated from the retail entrances. This can be
achieved by widening and recessing the entrance and applying different materials than what is proposed
for the retail entrances.

The most prominent portion of the development is the corner of El Camino Real and San Bruno Avenue
W. The building is set back from this corner to create a public entrance plaza to the primary retail space.
The plaza would include major artwork and several tables and chairs that would be associated with the
corner retail space. The plaza would anchor the corner of the development and create pedestrian activity
but the building above lacks a defining element and instead is the confluence of two different designs
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where it should be trying to create one cohesive design vocabulary to define the corner. The building
treatment at this location should be further evaluated to create a consistent vocabulary framing the plaza.
This treatment should extend to the floors above.

Retail spaces within the development are concentrated in nodes at the street intersections. These nodes
create public gathering spaces at the intersection of EI Camino Real and Kains Avenue. but the mini
plazas that are created are covered by the building corners overhanging the space at the upper floors.
These open spaces would be more inviting if they were open to the sky above.

The rear portion of Building A has the potential to impact the privacy of the rear yards of the residences
on Linden Avenue located directly west of the development. Several balconies and a courtyard are
proposed that appear to provide direct views into the adjacent rear yards on the opposite side of White
Way. The extent of the privacy impact is unclear and should be evaluated in greater detail. It may be
appropriate to remove the balconies at this portion of the building and provide additional screening from
the courtyard.

White Way is an existing one-way service alley located at the western edge of the shopping center. The
southern entrance to White Way would be widened to provide two way vehicle access to the residential
parking garage in Building A. The northern exit from White Way would also be widened to provide
ingress and egress to the adjacent new medical office building located at 841 San Bruno Avenue W. The
middle portion of White Way would remain a one-way street for emergency vehicle access. There are
several ways to treat this remaining section of roadway in a manner that provides the most public benefit.
One ideais to create a landscaped pedestrian zone for the public. The walkway would be separated from
the vehicle driveways at either end by removable bollards and differentiated by unique paving. This
alternative would create more activity behind the neighboring rear yards on Linden Avenue Another
alternative would be to maintain the area as a service alley but with limited public access. Staff is looking
for direction from the ARC members in this area.

The proposed building would include several landscaped courtyards at the podium level located at the
center of the buildings. The open spaces are private and wrapped by dwellings. The public open spaces
are located in plazas along the El Camino Real elevation at the street intersections.

Within the EI Camino Real Character Area, the TCP requires that buildings provide an average 10 foot
front setback from the back edge of the sidewalk. The proposed buildings would exceed the setback
requirement along the major street corridors. The existing sidewalk on El Camino Real is very narrow,
therefore, the greater setback being provided would allow for wider sidewalks along EI Camino Real to
create a more pleasant pedestrian zone.

There are 298 parking spaces proposed for Building A. The retail parking spaces would be accessed
from EI Camino Real and the residential parking space would be accessed from White Way. 270 parking
spaces are proposed for Building B. The retail and residential parking would be accessed from El
Camino Real with a second residential garage entrance on Kains Avenue.

Massing and Scale

Staff finds that the overall massing and scale of the proposed project is consistent with a number of TCP
Design Guidelines. The building is well articulated with bay windows and balconies and changes in
material add further interest to the facade and provide appropriate massing. The corner of the building at
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El Camino Real and San Bruno Avenue W. could be better distinguished with a unique corner treatment
that is not replicated anywhere else on the building to give it significance. The building is well articulated
with several changes in materials to accentuate the articulation and break up the building’s scale.

One of the comments from the neighborhood meeting was to provide a view corridor through the building
to maintain views of the bay from the neighborhood to the west of the development. This idea was
evaluated in the TCP with a plaza being introduced where Reid Avenue terminates into the site. The
plaza idea assumed that the property at 601 El Camino Real would be included in the development but it
is not currently included. The plaza cannot be introduced at Reid Avenue because it requires the removal
of the building at 601 El Camino Real. There is no other logical location within the development to create
a plaza through the development, the alternative is to reduce the building height at various locations
along ElI Camino Real to create visual breaks within the street wall. Staff consulted with Architect Larry
Cannon on a logical location to create breaks in the development’s El Camino Real street wall and came
up with logical locations for a break in each building that would remove two levels of housing. Itis unclear
how the break would impact the number of dwelling units. Staff recommends that these breaks in the
building scale be incorporated into the project. Please refer pages 9 and 10 of Larry Cannon’s analysis
for further explanation.

The building’s ground floor ceiling height is double the ceiling height of a normal ground floor retail space
which has the appearance of an additional habitable floor on the building exterior. The double height
retail space creates appealing interior space, screens the two levels of parking located behind it but it
also impacts the pedestrian scale of the EI Camino Real elevation. The buildings incorporate metal
awnings to recapture a pedestrian scale at the EI Camino Real elevation.

The height of the development along its western edge is reduced to two and three-stories in height to
respond to the adjacent low-density residential district to the west. In particular, the Linden Avenue
elevation would have a townhouse character to respond to character and scale of the single-family
residences on the west side of Linden Avenue. This portion of the development will have a more gracious
landscaped front setback with independent entries with direct access to Linden Avenue.

Below, are additional site design TCP Guidelines that are applicable to building’s massing and scale:

A2-1: The design of new development must respect the scale, form, and development pattern of
existing residential neighborhoods surrounding/adjoining the Transit Corridors Area.

A2-2: Ensure the transition between high-density development and lower density development,
including surrounding existing residential neighborhoods, by carefully considered in site design
and architectural massing. Reduce the scale of buildings by stepping back the upper-stories,
consistent with the Development Standards in this chapter when abutting single family residences.

A2-3: Encourage development of medium density town homes in order to reduce the impacts on
single family residential neighborhoods for new development on narrower blocks that are less than
75 feet in depth.

A2-5: Break up the mass of large-scale buildings with articulation in form, architectural details,
and changes in materials and colors, and other similar elements.
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A2-6: Encourage building articulation and break up building mass with alleys or open spaces to
allow access through developments and to create visual breaks.

A2-7: Break up long horizontal roof lines on buildings with flat or low pitched roofs by incorporating
architectural elements such as parapets, varying cornices and roof lines. Roof lines should be
broken at intervals no greater than 50-‘long by change in height or roof form.

A2-8: Encourage deep roof overhangs to create shadows and add depth to facades.

A2-12: Encourage new developments on highly visible corner parcels to experiment with
special features such as rounded or cut corners, corner towers, grand corner entrances,
corner roof features, special shop windows, special base designs, etc.

A2-14: Provide transparent windows for commercial uses that allow pedestrians to see into
shops, offices and eateries.

Building Heights and Stepbacks

The proposed buildings would be five-stories and 70’ in height. Upper story stepbacks are incorporated
into the EI Camino Real elevation to break up the height at the roofline but there are no stepbacks at the
Kains Avenue elevations. Stepbacks are needed at Kains Avenue because the street is narrow and the
proposed building height would tower over the street creating a narrow canyon.

Below, are additional site design TCP Guidelines that are applicable to building’s height and stepbacks:

A3-2: Step down building heights along the secondary frontage and rear of buildings to reduce
impact on adjacent properties. Stepping back upper stories will also minimize shadows cast on
public amenities such as sidewalks, parks and greenways, and lessens privacy concerns with
adjoining lots/neighbors.

A3-3: Utilize upper-story stepbacks fronting major streets to encourage active uses, such as
balconies or roof gardens, which provide additional open spaces for residents and add more
“eyes on the street”.

A3-4: Encourage stepbacks to vary in depth to allow variation and architectural interest.
Stepbacks can be measured as an average as described in the Development Standards.

Building Setbacks

The TCP requires a 10’ average setback from the back edge of the sidewalk. The proposed buildings
would exceed the setback requirement along most of the street frontage. Along El Camino Real elevation
the greater setback allows for 12’ sidewalks, a 6’ planted setback, and plazas at the street intersections.
The plazas would incorporate special paving and street furniture to create an active sense of place.
Along Linden Avenue the greater setback would provide a 10’ wide sidewalk and a gracious landscaped
area to provide transition space between the townhouse portion of the development and the low density
residential neighborhood across the street.

Below, are additional site design TCP Guidelines that are applicable to building’s setbacks:
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A4-1: Utilize building setbacks as an extension of the sidewalk to provide adequate space for
pedestrian movement and activity. This space can be used for outdoor cafe seating, street
furniture, landscaping, and public art that can enliven the streetscape.

A4-3: Utilize building setbacks for ground-floor retail uses for spillover activity such as outdoor
café seating. Design front setbacks for pedestrian use and consider using paving patterns or
installing seating and tables, public art and decorative plantings. Use fences, railings and/or
windscreens to define the semi-private space.

A4-6: Integrate building setbacks for new development, particularly fronting key intersections (see
Figure 5.8: Key Primary and Secondary Intersections), to create a visually interesting street edge
by breaking up the building fronts with pockets that could provide more space for pedestrian and
outdoor activity.

Building Facade Design

The proposed building incorporates a modern architectural vernacular with a mix of stucco, stone veneer,
brick veneer, cementitious panels, cementitious siding, and composite panels. The building would be
accented with metal screens, glass railings, metal awnings, and a metal storefront system. The building’'s
color palette is earth-toned with off-white, tawny brown, and taupe, accented by anodized dark bronze
colored metal windows. The overall composition of materials work well together but could be improved.
The windows within the development are repetitive and could benefit from some differentiation to provide
more visual interest. The cornices in some areas do not provide a substantial enough overhang. The trim
band at the corner of El Camino Real and San Bruno Avenue W. should be lowered to more clearly
define the base of Building A. The residential entrances could use more differentiation from the retail
storefronts.

Below, are additional site design TCP Guidelines that are applicable to the building’s facade design:

A5-1: Incorporate architectural elements on all facades to prevent blank walls. Though the
highest level of articulation will occur on front facades, all exposed sides of a building should be
designed with the same quality materials: Articulate facades with a variety of materials; All
building sides should include glazing, awnings, projecting and recessed elements, or other details
to add visual interest; and roof lines and cornice details should be designed in a three-dimensional
manner so that the features on the back of the roof and/or unfinished areas are not visible.

A5-2: Design buildings that contribute to the urban fabric by varying setback, roof heights, upper-
story stepbacks, building articulation and landscaping treatments.

A5-3: Provide variation in window design, color, materials, and architectural elements amongst
multiple adjoining buildings and units to add interest to the pedestrian environment, while keeping
within a similar theme.

A5-4: Maximize transparent windows on all sides of buildings, specifically for ground floor retalil
and office uses, and do not obstruct view into space. For residential uses, design balconies with
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transparent or semi-transparent railings to enhance natural lighting and maximize “eyes on the
street.”

A5-5: Prohibit blank walls along street-fronting facades. Where windows and entrances are not
feasible, decorate walls with murals, lighting or other visually appealing facade treatments.
Incorporate vertical and horizontal architectural elements to break up long building facades.

A5-6: Utilize architectural elements such as cornices, lintels, sills, balconies, awnings, porches
and stoops to enhance building facades. Frame south- or southwest-facing windows with
protruding vertical or horizontal shading devices such as lintels, sills and awnings to provide
adequate protection from glare.

A5-7: Encourage all ground-floor commercial uses to have transparent glass windows fronting
onto sidewalks to connect with the pedestrian environment and provide pedestrians with views
into the interior of the storefront. Opaque, reflective, or dark tinted glass is discouraged.

A5-9: Ensure that materials and colors are consistent with the desired architectural style and that
they complement the eclectic yet harmonious character of the corridor.

A5-10: Ensure that durable and highly resistant building base materials are selected such as
precast concrete, brick, stone masonry, and commercial grade ceramic, to withstand pedestrian
traffic.

RECOMMENDATION
Staff recommends that the Architectural Review Committee provide feedback and further direction
regarding staff's recommendations presented in this report and summarized below:

- Reduce the building height along El Camino Real in specific locations to create visual breaks
within the street wall and provide distant views through the site.

- Incorporate upper floor stepbacks into the Kains Avenue elevations of both buildings to reduce the
canyon effect the buildings would create along a narrow street.

- Consider removing the upper floor portions of the buildings where they cover the open spaces
located at the intersection of El Camino Real and Kains Avenue

- Provide suggestions on the most appropriate way to develop White Way.

- Provide more visual interest in the window fenestration.

- Explore creating a more consistent architectural vocabulary for the portion of the building framing
the plaza at the corner of El Camino Real and San Bruno Avenue W.

- Provide more substantial cornice overhangs.

- Lower the trim band at the corner of El Camino Real and San Bruno Avenue W. to more clearly
define the base of Building A.

- Provide more differentiation for the residential entrances.

- Add information about the garage doors to the project’'s materials board.

- Perform additional analysis regarding how the rear of Building A might impact the privacy of the
rear yards of the residences on the opposite side of White Way.
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EXHIBITS

A: Site Location

B: Photographs

C: Site Plan, Floor Plans, Elevations, and Renderings

D: Photo Simulations, Shadow Study, Massing Analysis
E: Comments from Larry Cannon, Peer Review Architect
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Exhibit A: Site Location

Mills Park Center
PRE-17-002
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Mills Park Center looking southwest from intersection of EIl Camino Real and San Bruno Avenue W.

Exhibit B: Photographs
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Mills Park Center looking northwest from intersection of El Camino Real and Kains Avenue

Exhibit B: Photographs
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Vehicle storage lot on El Camino Real located south of Mills Park Center

Exhibit B: Photographs
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View looking west up Kains Avenue from El Camino Real.

Exhibit B: Photographs

CITY OF SAN BRUNO COMMUNITY DEVELOPMENT DEPARTMENT



Mills Park Center (PRE-17-002)
Architectural Review Committee
September 14, 2017 - Page 17

View looking north up White Way.

Exhibit B: Photographs
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View of Linden Avenue looking north. View of Linden Avenue looking south.
View of library parking at the intersection of Angus and View of the subject property from the intersection of
Linden Aves. Linden and Kains Aves.
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MINUTES
ARCHITECTURAL REVIEW COMMITTEE
September 14, 2017

6:00 p.m.

Meeting location: City Hall, Conference Room 115, 567 El Camino Real, San Bruno

The Architectural Review Committee met Thursday, September 14, 2017, at 6:00 P.M. in Room 115 at the
San Bruno City Hall. Staff present: Michael Smith (MES), Senior Planner; Mark Sullivan (MS), Long-Range
Planning Manager; Matt Jones (MJ), Contract Assistant Planner.

ROLL CALL - Present: Kelly Lethin (KL), Kevin Chase (KC), and Sophie Lagacé (SL)

Items A and B were switched in appearance, as the applicant for item A arrived late.

A. 448 San Mateo Avenue (APN: 020-364-270)
Zoning: CBD (Central Business District)
Recommended Environmental Determination: Categorical Exemption

Request for Architectural Review Committee to provide input and final approval regarding the
installation of exterior murals on the north elevation of Isla Restaurant, per a recommendation
from the Planning Commission at their February 17, 2015 meeting. Richard Lyttle (applicant),
Jin Hee Yoon (property owner).

Representing the project was Richard Lyttle (RL).

MJ presented the staff report. He explained that there is an error in the elevations presented.
The applicant will not install the 2’ high murals above the 5’ murals, leaving a gap above
them. The commissioners were asked for additional input on whether the murals should be

raised or remain in place.

SL agreed with staff's determination that a glass covering for the murals could result in
concerns with moisture. She asked the applicant how they would remove graffiti with the

existing materials.

RL described the materials. The advantage of canvas material is that it is easier to maintain
and less costly to replace than glass. If damaged, the owner could easily replace with the

same materials.

The commissioners discussed the proposed height of the murals. SL and KC thought that the
murals should be aligned with the adjacent windows. KL suggested raising the murals higher

than their current location.

KL suggested that graffiti would be less likely with murals present than with the alternative of
a blank wall. She mentioned that she visited the site and that the resolution of the photos



" Architectural Review Committee Meeting — Minutes

September 14, 2017
FPage 2 of 8

should be enhanced, and that the same sepia tone should be used throughout to unify the
murals. She asked the applicant if they could make these changes.

RL stated he agrees and would relay this information back to the business owner.

KL commented that she agreed with a prior Commission comment that the addition of glass
could create glare. She asked for clarification about materials and method of attachment.

RL recapped the proposed materials and specified the proposed method of attachment for
the murals. ‘

KL, SL, and KC approved the murals, with the instruction for staff to work with the applicant
on the following:

1. Raise the murals to a location to be determined, to the satisfaction of the Community
Development Director.
. Provide higher quality pictures with matching tones.

2
3. The murals will not require glass. '
4. The existing conditions of approval, as shown in Exhibit D of the staff report, are sufficient.

B. Mills Park Center (643 — 799 El Camino Real, 701- 751 Camino Plaza, 711 — 777 Kains
Ave.) o
(APNs: 020-096-050, 202-096-060, 020-096-070, 020-096-080, 020-076-100, 020-076-090,
020-076-110, 020-076-120, 020-076-130, 020-076-200, 020-076-160, 020-076-260, 020-076-
250, 020-076-220, 020-076-230, 020-075-080, 020-075-090,020-075-100, 020-075-110, 020-
072-070, 020-072-060, 020-072-050, 020-072-030, 020-072-040, 020-072-320)
Zoning: C (General Commercial)
Recommended Environmental Determination: Initial Study Checklist in Progress

Request for Architectural Review Committee input pursuant to the Transit Corridors Plan
(TCP) pre-submittal process for specific projects located within the TCP area, for a specific
project proposing construction of two 5-story, 70’ tall, mixed use buildings. Building A would
include 167 dwellings, approximately 15,280 square feet of retail space, and 298 parking
spaces. Building B would include 162 dwelling units, approximately 5,900 sq. ft. of retail
space, and 270 parking spaces. Signature Land Advisers, Inc. (Applicant), Williams Portfolio
16 (Owners). PRE17-002

Representing the project was Tom Quaglia (TQ) and Jessica Musick (JM).
MES presented the staff report.

TQ and JM jointly presented the project.

KC asked the ARC members if they had any questions or comments for staff or the applicant.
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KL commented that the existing shopping center has 45 retail spaces and that she was
concerned about the loss of retail variety at this location. She asked whether the project could

include smaller retail spaces to create more variety.
TQ responded that smaller retail spaces could be achieved.

KL commented that she agreed with staff's concern that the rear of Building A may impact the
rear yard privacy of the neighbors on Linden Avenue. She then asked staff what the height of

the Plaza project is for reference.
MES responded that the Plaza project is approximately 50" and three stories in height.

KL commented that she would prefer for the townhouse portion of Building B to have stronger
material relationship to the portion of the building fronting on El Camino Real.

In regards to the El Camino Real frontage, she remarked that the sidewalk on the street is
very narrow and not very safe because of its close proximity to the lane of traffic. The project
could use a barrier at the curb. Furthermore, she mentioned that the project could use a

passenger drop-off area on El Camino Real.

KL asked for further information on why the furniture store and car lot at 601 and 611 El
Camino Real were not included in the development.

TQ responded that he has reached out to the owners of the properties but they are not willing
sell them.- '

KL noted that it is unfortunate that these properties are not included within the development.

KL observed that the project would result in the loss of the library parking which would need
to be replaced.

KL agreed with staff and Larry Cannon that the buildings’ need further relief at the roofline,
that the windows need greater differentiation, and that the portion of the building framing the
plaza needs a more consistent architectural vocabulary to create a focal entry point.

SL asked the applicant what uses are anticipated for the retail spaces.

TQ responded that the uses were still being determined but a restaurant type use was
envisioned for one of the corners retail spaces.

‘SL commented that the buildings have lots of inactive space at the ground floor along the El
Camino Real frontage. .

TQ explained that the goal of the project was to create nodes of activity instead of lining the
facade with underperforming retail space. He clarified that the inactive space would be well

articulated and landscaped, including a green screen.
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SL asked if the courtyards are accessible to the public.

TQ clarified that the courtyards would be located at least one floor above the street and
“would not be accessible to the public.

KC opened up the discussion to public comment.

Rochelle asked what the traffic impact would be from the proposed parking garage, what type
of retail is proposed, and how much the proposed dwelling units would cost.

TQ clarified the location of the garage entrances and commented that the project would be
over parked. He explained that the retail uses have not been determined but that the retail

spaces would be flexible. The dwellings will be rental apartments.
- Stephanie asked City staff if they had any parking data for the Mills Park neighborhood.

MES reiterated the purpose of tonight's meeting and explained that staff did not have
neighborhood parking data because it was not pertinent to the purpose of the meeting but
that staff would evaluate the adequacy of the parking later in the review process and the
public would be allowed to comment on the analysis.

Callista commented that she supports the changes recommended by staff and the City's
design consultant. She asked the applicant and staff to consider landscaped bioswales and
to consider off street residential and commercial loading areas. Lastly, she asked the
applicant to consider no allowing the building’s occupants to obtain parking permits if a
parking permit program is instituted in the neighborhood.

Stephen supports not allowing the buildings’ occupants to obtain parking permits and the
need for an off-street loading area. He asked for clarification regarding the number of parking

spaces per bedroom.
TQ confirmed that the project proposes one off-street parking space per bedroom.
Dave commented that there is an existing utility easement on White Way.

TQ clarified that the utility easement isn't located on White Way but at the rear of the
properties on Linden Ave.

Russ commented that he would prefer to see scaled renderings of the project for a more
accurate project representation. He stated the buildings will appear larger than they are
rendered and pointed to the project at 841 San Bruno Avenue West as justification for his
request. He also stated that he would desire a shorter building with less residential space,
preferably a 50/50 split between commercial and residential.

Connie noted that the red zone on Eil Camino Real would make it difficult to turn into the
garage in Building A. She also commented that the dialysis medical office that is under
construction at 841 San Bruno Ave. West is too big at only two stories. The buildings that are
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proposed for this project will be taller and will shadow the residents’ rear yards on Linden
Avenue.

Laura expressed her agreement that entering the Building A garage entrance from El Camino
Real will be difficult given the speed of traffic and the lack of a dedicated right turning lane.

Howard commented that parking was mentioned as a concern at the April meeting but the
staff report doesn't appear to mention it. He also noted that the Linden Avenue renderings
are difficult to understand because the talier portion of the buiiding on El Camino Real is

ghosted out.

Laurie commented that the buildings look tall and their heights should be reduced by 3 floor.
She then asked for clarity about the proposed new signal light.

TQ explained that a new signal is proposed for the intersection of El Camino Real and Kains
Avenue.

Rita also commented that the buildings are too tall and should be reduced to three-stories in
total height. She further commented that the development should include a right turn pocket

on El Camino Real to enter the garages.

Michael recognized that the city needs more housing but égreed with previous comments that
the buildings are too tall. He further remarked that the townhouse portion of the project needs

a more residential appearance.
Martin agreed with previous speakers that the buildings are too tall.

Marty asked for clarity on the proposal for White Way, the location of the garbage pick-up
area, and whether the project would include mechanical parking lifts.

TQ responded that he and staff are seeking direction from the ARC members regarding
treatment for White Way. He explained that the project does not include mechanical parking
lifts and that he would meet with Recology to discuss garbage logistics.

Marty commented that the project could accommodate more garage parking with mechanical
lifts. :

Callista commented that she generally supports more dense development such as this
project because the City needs more housing. She believes the project is different than the

Victory Honda project that she opposed.

KC closed public comment.

C. Skyline College Residential project (3300 College Drive) (APN: 017-080-150)
Zoning: O (Open Space)
Recommended Environmental Determination: The project is covered under a 2015 program-
level Environmental Impact Report (EIR) for the San Mateo Community College District
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Facilities Master Plan Amendment, which determined that, with mitigation, all potential
impacts of the project could be reduced to a less than significant level. An Initial Study is
being prepared to determine whether an EIR Addendum or Mitigated Negative Declaration

will be necessary.

Requesting an Architectural Review Committee recommendation to the Planning
Commission regarding the proposed project which involves a General Plan Amendment,
Planned Development District, Vesting Tentative Map, and Planned Development Permits to
allow the construction of 40 single-family homes and a 30-unit multi-family complex per
Section 12.86.190 and 12.36 of the San Bruno Municipal Code. San Mateo County
Community College District (SMCCCD, Applicant and Owner), SummerHill Homes
(Applicant). GPA16-001, PD17-001, PDP17-001, PDP-002, TM17-001

Representing the project was Barbara Christensen (BC) representing the SMCCCD, Elaine
Breeze (EB) representing Summerhill Homes, Jill Williams (JW) of KTGY, and Shari Van
Dorn (SVD) of Van Dorn Abed Landscape Architects.

MS presented the staff report,

The applicants, (BC) and (EB) described the overall project and provided details about the
facuity housing and single family projects. JW, the project architect, discussed the project
design. SVD, the landscape architect, summarized the proposed open space and parks.

SL suggested using windows and adding different colors to the garage doors of the faculty
housing, to emphasize building massing, instead of adding windows to all garage doors.
Likes the changes in response to Larry Cannon’s design comments.

Resident asked how strong the concrete block retaining walls would be because she is
concerned they could destabilize the hillside.

MS said the retaining walls must meet building code standards and analyzed by soil
engineers.

SL said that the interlocking blocks will provide more stability.

Resident asked for sketch of what the retaining walls would look like from his perspective on
Ross Way.

KL said she is supports the proposed all-way stop sign at the intersection of College Drive
with Marisol Drive and the entrance to the new residential project.

Resident stated that drivers bafely stop at the existing stop sign at Allen Drive and Shery!
Drive. Resident suggested adding speed bumps on College Drive to slow traffic.

MS said the proposed stop sign is schedule will be presented to the Traffic Safety and
Parking Committee (TSPC), and the speeding issue would be included in the staff report.
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BC said the San Bruno police have stepped up traffic enforcement at the beginning of the
school year during student commute times.

SL said the project exterior walls and landscaping complements the Marisol development on
the other side College Drive, creating a cohesive street scene.

SL commented that given the foggy climate, she is concerned about rust on metal features,
such as signs, play equipment, although metal features have stood up well at Marisol.

JW stated that any metalwork will be weather/moisture resistant powder coated.

KL asked whether the homes will be solar ready.

JW responded that the building code requires that a percentage of the area be solar ready.
This will be addressed during the construction document stage.

SL commented that the homes seem very large, and asked whether they would be affordable
to college faculty and staff.

BC responded that the single family homes will be market rate and are not intended for
faculty and staff.

KL said apartment roof line looks disjointed on the back elevations. Is there a way to balance
the center sloping roof with the peaked roofs on the ends?

SL suggested changing the center flat roof line to a hipped roof.
JW said the architects did struggle over this, and can study it a little more.

KL commented that the building walls in the narrow alley feel imposing. Could there be
articulation in the garages and possibly a trellis for vines above the garage doors?

JW responded that there is a little room to play with. Trellises seem unnecessary given the
harrow space between the top of the garage doors and roof eave.

- KL asked whether the replacement trees would be natural to the environment.

SVD responded that there will be a mix of species, borrowing what has been successful at
Marisol, and including drought tolerant native species.

KL/SL commented that they do not have strong preference between single solid column or
narrower double column on porches below eaves.

JW also does not have a strong preference. The single column seem in keeping with the
single family homes. However, the multi-family design should stand on its own. The
“apartment buildings have a more bungalow feel that make the double posts more

appropriate.
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KL/SL agreed that the single column looks slightly chunky, short and stubby, and lean
towards the double columns.

KL/SL agreed that all of Larry Cannon’s recommendations have been addressed and the
changes made in response to his recommendations improve the projects.

Resident Fontana is concerned about the large size of the homes and steep pitch of single
family roofs. She asked for a picture showing the new homes relative to the adjacent Ross
Way homes. She also asked about the appearance of the retaining walls.

EB said that she has offered to meet with each homeowner on Ross individually to discuss
the specific conditions of each property. Will provide additional images showing the
relationship of existing homes to the new project homes.

JW explained that the roof pitches are standard, not the steepness you would find in a tudor
style.

Resident asked whether any of the existing trees, mature pines and eucalyptus, on hillside on
the south east side of the site would be retained. They provide stability to the hillside.

SVD said the plans include trying to keep 4 or 5 existing trees, if they do not need grading
around them.

Resident asked whether the College would own and maintain the multi-family buildings.

BC responded that the College District would own and manage the faculty and staff housing.
Resident asked about the timing of the project.

EB said she expects the project to start in late Summer or early Fall 2018.

SL and KL voted to forward the application to the Planning Commission.

The meeting adjourned at 9:45
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/ David Woltering, Secretary to the Planning Commission
City of San Bruno
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